
Our Committee was given the task of making recommendations on two very important subjects:

1. DEVELOPMENT ON THE PENINSULA

2. APPLICATION AND ENFORCEMENT OF THE CHESAPEAKE BAY CRITICAL AREA LAWS

To perform this function, we started with a SWOT (Strengths, Weaknesses, Opportunities and Threats) Analysis.  We believed that by identifying these significant factors that are shaping our futures, we would be in the best position to identify all of the possible strategies and tactics that could be applied and chose the bet ones.  We spent several weeks and meetings collecting the data, brainstorming possibilities and discussing all of the concepts presented.  The following list is the result of that work.
Strengths:
· The rural character of the community

· Significant wildlife habitat

· Major water quality buffer in the county

· The entire lower peninsula has been designated as a Chesapeake Bay Critical Area

· Much of the interior of the peninsula is undeveloped forests and non-tidal wetlands

· It contains a large contiguous forest

· Significant amounts of Rural Conservation Land

· Several Large Recreational Areas:  Golf Course, Beaches, School Grounds, Air Park, Sailing School

· Approximately 2500 acres of this undeveloped land is owned by either the state or the county and much of this is overlaid by conservation easements

· The entire lower peninsula has been designated as Chesapeake Bay Critical Area

Weaknesses:

· Poor performing public schools

· Poor community reputation

· Current zoning does not stop improper development

· Inappropriate variances are granted often

· There is no definition for allowable in-fill development; variances are required in most cases.
· The existence of water and sewage makes development easier

· The peninsula contains many miles of valuable and desirable waterfront property

· The protection usually afforded by the Urban Rural demarcation Line  (URDL) has been clouded by the installation of water and sewage on the peninsula

· Much of the community consists of older properties that are ripe for renovation and replacement.

Opportunities:

· Much of the peninsula remains undeveloped and not privately owned.  Protection can be and should be made permanent.
· Water and sewage has recently been extended through the peninsula and the expected limited development and re-development has just begun.  The opportunity still exists to create new controls and this must be accomplished.
· Preserving the rural nature of this peninsula will continue to make a large contribution to improved water quality in the future on the Chesapeake Bay

· Large undeveloped areas can be preserved for their environmental value.

· Many recreational opportunities are available that will maintain the rural nature of the area and still serve a valuable public use.

· Proper maintenance and diligent monitoring of the existing ecology will preserve an area that is a significant contributor to good water quality on the bay.

· Locally controlled boards  can be formed to manage private trusts that  oversee and manage  land use.

Threats:

· Routes 43 and 702 make the area very accessible
· Waterfront property is scarce and extremely desirable, therefore subject to increasing density abuse.
· The area is comparatively close to jobs, shopping and connecting roads

· An upper bay bridge could be launched off of this peninsula

· Failure of the Hart/Miller Island containment would create a significant environmental and safety hazard to the community
· Installation of water and sewage has compromised the protection intended and afforded by the URDL

· Development of commercial and attached residential buildings on the peninsula
· Over utilization of the low pressure sewage system

· Repetitive attacks during every Comprehensive Master Zoning Process (CMZP) cycle

· Members of the community that do not know the proper environmental processes and procedures to protect the valuable resource of the Chesapeake Bay

Recognizing the Strengths, Weaknesses, Opportunities and Threats listed above, it is our task to achieve the following goals:

1. Maintain the rural atmosphere of the community.

2. Improve the water quality in the surrounding rivers and bay.

3. Minimize density increases and the human impact on the environment.
4. Assure that future construction goes well with the existing developments.  Changes in style, size and appearance should not be so radical as to have a negative impact on the community.

To attain our goals:
We support strict enforcement of the purpose and intent of the Chesapeake Bay Critical Area Laws and we recommend that no new growth allocation be granted on the peninsula. 
Our strategy is to keep the existing undeveloped tracts of land undeveloped and to create zoning that will assure proper and appropriate infill on the existing lots.  Specific recommendations in these two areas are:
Keeping Existing Large Tracts of land undeveloped:

1. Tracts of land within the Chesapeake Bay Critical Area should not be rezoned with densities higher than RC-20.
2. Protect the Open Space character of the land above the URDL.  We want the “buffer” to the rest of the peninsula to remain above the URDL rather than have the urban area encroach into the peninsula.  The county should make every effort to purchase this land and place it in a conservancy.  Any property above the URDL that is not purchased should remain at a very low density to serve as a transitional buffer for the URDL.. 
3. The zoning classifications currently used in this sensitive area permit the inclusion of wetlands, buffer areas and other normally unbuildiable land when calculating density.  This potential increase in human activity in this region is not in keeping with the intent of the Chesapeake Critical Bay Area Laws.  All density calculations in the district should have this unbuildable square footage removed from the density calculation.
4. The land that is currently owned by the county and state must be placed in a trust that will protect it from future development.  The county should be required to have a referendum before selling any land on the peninsula.  The voters of Baltimore County should agree that suggested uses of the land are more important than the protection of the Chesapeake Bay that this undeveloped land affords. * Covered by the Environmental Committee
5. PUD’s should not be allowed below the URDL.  The loss of density protection in the PUD process is not acceptable.

6. We believe that the construction of the upper bay bridge, launched from this peninsula, would have a significant negative impact on the sensitive environment of the area.  If an upper bay bridge is proposed and considered to be constructed, the county should require that a community board be established that will participate in all aspects of the plan.  This board should be  involved in the development of any plan  and should stay in effect long enough to assure that any plans are implemented as designed.  This board should have sufficient authority to make sure that any construction achieves the goals of the county.  The goals of the county should be to preserve both the existing community, the rural nature of the peninsula, and the protection of water quality and the environment as much as practicable.

Controlling in-fill on existing building lots:

1. Our goal is to allow proper and appropriate in-fill;

a. That does not diminish the adjacent properties

b. That requires legitimate and appropriate setbacks
c. That preserves the water quality of the Chesapeake Bay

2. Zoning variances that allow for construction outside the intent of the above goals shall not be granted.
3. A new zoning classification that is appropriate for protecting rural land situated in a Chesapeake Bay Critical Area should be developed for the peninsula and applied to the Lower Back River Neck District.

4. All  construction must require the maximum achievable technology for control of storm water and construction run-off control.

5. Environmental buffers must be maintained.  Variances shall not be granted that would result in diminished water quality.  As an example, we will not support variances that violate construction inside the 100 shorefront buffer
6. All required mitigation must be applied on the peninsula or the water sheds for Back and Middle Rivers.
All construction (permitted or not) shall be treated as new construction for environmental standards.  Arial photographs dated to 1984 shall be the bench mark for grandfathering non-permitted construction.
7. 
8. Permitting of commercial properties will only be allowed for businesses that directly support a rural residential community.
General issues that should be considered by the main committee:
1. The county should  create  a locally controlled foundation to manage and  the use of public lands and lands protected by conservation easements.

2. The county should consider the creation of a County-wide dedicated funding source that can only  be used to directly improve water quality entering the bay from existing and prior development..    Uses of the money could include water quality mitigation projects; purchasing land for conservation; funding conservation trusts; etc.
3. The county council should pass a bill requiring that any changes to land usage that are in opposition to this plan shall require robust community input before the changes are approved.
4. The value of the URDL has been compromised by the installation of water and sewage throughout the peninsula.  We should make a strong statement that it is still the demarcation line between land that  may be developed to be urban and land that must be retained as rural.  

It is our intention to work with the County Office of Planning to obtain funding through grants to obtain the resources and expertise needed to define the tactics that will achieve these goals.







